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SPECIAL  BROOKLYN  CENTER  DEVELOPMENT  DISTRICT 


Introduction 

The  Brooklyn  Center  Urban  Renewal  Area  and  the  Special  Brooklyn  Center  Development  District  being 
proposed  as  a  tool  for  guiding  development  within  the  urban  renewal  area  represent  a  significant 
part  of  the  City's  redevelopment  planning  for  downtown  Brooklyn.     The  urban  renewal  project  is 
the  focus  of  a  joint  effort  by  the  City  and  the  private  sector  to  stimulate  coordinated  commerical 
development  on  underutilizied  land  around  the  Intersection  of  Flatbush  Avenue  Extension  and 
Fulton  Street. 

The  Special  Brooklyn  Center  Development  District  will  become  the  primary  means  of  controlling  the 
physical  aspects  of  new  development  within  a  major  portion  of  the  urban  renewal  area.  It 
established  urban  design  guidelines  for  both  public  and  private  development.     Its  provisions  are 
designated  to  promote  a  desirable  use  of  the  land  through  revision  of  bulk  and  use  regulations, 
to  encourage  good  urban  design  relationship  among  developments,  and  to  insure  the  creation  of  a 
circulation  infrastructure  adequare  for  the  demands  of  new  development. 

To  insure  adequate  circulation,  particularly  for  pedestrians,  the  Special  District  mandates  the 
provision  of  new  entrances  to  subway  stations,  arcades  along  major  streets,  and  the  creation  of 
an  elevated  pedestrian  circulation  system  linking  new  developments.    This  system  is  conceived 
as  the  initial  phase  of  a  more  extensive  system  linking  several  areas  of  the  CBD.  Extensions 
of  the  system  have  been  incorporated  into  schematic  urban  design  proposals  for  sites  adjoining 
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the  Special  District.     The  guidelines  set  forth  in  the  District  can  become  the  basis  for  further 
special  zoning  to  encourage  extension  of  the  circulation  system  outside  the  urban  renewal  area. 

Background 

The  development  for  planning  for  downtown  Brooklyn  has  focused  on  the  attraction  of  new  uses  to  the 
CBD  and  the  coordinated  expansion  of  existing  major  activity  types,  which  include: 

government  agencies  and  courts,  most  of  which  are  centered  around  the  Civic 
Center  urban  renewal  area.    This  has  made  the  area  the  most  attractive  for 
private  development,  and  the  resulting  concentration  has  tended  to  over- 
load services  in  the  area; 

colleges  and  universities  of  which  there  are  six  in  the  CBD  with  a  combined 
enrollment  of  35,000  students; 

an  active  regional  shopping  area,  centering  on  six  blocks  of  Fulton  Street, 
where  four  major  department  stores  are  located.    These  stores  attract 
about  200,000  people  a  day,  most  of  whom  use  public  transportation. 

Planning  by  the  City  and  private  groups  has  had  one  major  focus  the  realization  of  the  CBD's  potential 
as  a  location  for  major  offices  space,  the  one  use  which  is  not  presently  developed  to  any  degree. 
This  involves  exploiting  several  major  assets,  including: 
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-  excellent  mass  transit  access.     Every  major  subway  line  traverses  the  CBD, 
and  many  of  the  borough's  bus  routes  terminate  in  the  area.     A  branch  of 
the  Long  Island  Railroad  terminates  in  the  CBD,  making  it  a  significant 
interchange  point; 

attractive  residential  areas  surrounding  the  core,  including  several  brown- 
stone  neighborhoods  and  new  high  density  housing  at  the  periphery  of  the 
CBD; 

comparatively  inexpensive  and  underutilized  land. 

Despite  these  assets,  new  development  has  not  occured  to  any  degree,  due  in  part  to  physical  problems 
in  the  CBD,  among    which  are: 

a  complex  land  use  pattern, 

difficulty  of  assembling  developable  sites,  a  function  both  of  mul tipi licity 
of  ownership  and  of  the  existence  of  odd-shaped  land  parcels  created  by  the 
intersection  of  street  grids; 

traffic  congestion,  due  to  bothe  the  geometry  of  intersections  resulting 
from  the  intersection  of  five  street  grids  in  the  CBD,  and  the  fact  that 
several  major  corridor  streets  cut  through  the  core; 

-  poor  pedestrian  circulation  as  a  result  of  inadequate  sidewalk  space, 
badely  designed  intersections,  and  inadequate  or  poorly  located 


entrances  to  subway  stations. 

While  none  of  these  problems  is  unique  to  downtown  Brooklyn,  maintaining  the  viability  of  the  CBD 
requires  that  they  be  solved  in  the  course  of  redevelopment.     The  City's  major  effort  in  this 
direction  has  focused  on  the  area  around  the  intersection  of  Flatbush  Avenue  Extension  and 
Fulton  Street,  at  the  eartern  end  of  the  CBD.     The  area  has  a  great  deal  of  underutilizied 
land,  and  mass  transit  access  is  excellent.     However,  there  are  problems  both  in  terms  of  site 
assembly  and  circulation.  Flatbush  Avenue  Extension,  as  a  major  through  street,  creates  conflicts 
between  local  and  through  traffic,  and  acts  as  a  barrier  to  pedestrian  movement,  isolating 
redevelopment  sites  from  the  rest  of  the  CBD. 

To  solve  these  problems  and  spur  redevelopment,  45  acres  of  land  around  the  intersection  were 
designated  in  1970  as  an  unassisted  urban  renewal  area  -  the  Brooklyn  Center  Urban  Renewal  Area. 
The  urban  renewal  plan  calls  for  the  phased  development  of  commerical,  industrial  and  office 
complex,  forming  a  node  at  the  intersection  to  take  advantage  of  the  availability  of  mass  transit. 
In  conjunction  with  this  development,  a  multi-level  circulation  system  will  be  built,  thereby 
providing  better  street-level  movement  and  access  to  subway  stations,  and  creating  an  elevated 
pedestrian  circulation  network  to  bridge  Flatbush  Avenue  and  Fulton  Street.     The  development  will 
be  undertaken  by  a  private  developer  under  a  master  lease  with  the  City,  whereby  the  City  will 
acquire  and  lease  land  to  the  developer,  who  in  turn  is  obligated  to  create  a  certain  amount  of 
new  development  and  to  build  those  elements  of  the  circulation  system  attached  to  developments. 


Special  Brooklyn  Center  Development  District 

The  Special  District  has  been  formulated  as  the  primary  tool  for  controlling  the  development  proposed 
by  the  urban  renewal  plan  and  the  master  lease.     The  District  modified  certain  provisions  of  the  under- 
lying C6-1  zoning  and  adds  other  requirements.     The  major  part  of  the  Special  District  concerns  there 
areas : 

-    density  of  development 
land  use 

construction  of  the  multi-level  pedestrian  circulation  system. 

In  accordance  with  the  urban  renewal  plan,  the  Special  District  raises  the  basic  maximum  floor  area 
ratio  from  6.0  from  12.0.    Analysis  indicates  that  the  area  can  support  this  density  of  development  if 
improvements  to  the  circulation  infrastructure  are  made.     The  District  permits  limited  tranfer  of  unbuilt 
bulk  from  one  site  to  another  by  special  permit,  the  granting  of  which  depends  on  the  development  meeting 
certain  requirements,  thereby  insuring  that  the  concentration  of  density  in  one  location  is  in  accord 
with  overall  planning  for  the  area  and  will  not  adversely  affect  adjoining  areas. 

The  Special  District  allows  most  uses  permitted  under  C6-1  zoning,  restricting  only  certain  service  and 
amusement  uses  which  might  not  be  compatible  with  the  development.    A  minimum  retail  requirement  for 
space  fronting  on  elements  of  the  elevated  pedestrian  circulation  system  is  incorporated  to  insure  that 
retail  and  service  facilities  for  users  of  the  buildings  are  provided,  and  the  circulation  system  is 
active  and  attractive.     A  similar  retail  requirement  applies  to  space  at  street  level  along  the  eastern 


boundary  of  the  district,  thus  creating  an  appropriate  interface  between  the  commerical  development 
and  the  adjoining  residential  community.     The  Special  District  also  permits  certain  manufacturing  uses 
on  one  block  within  the  project  area  which  is  designated  in  the  urban  renewal  plan  and  master  lease 
for  expansion  of  the  Barton  Candy  Company. 

The  major  portion  of  the  Special  District  deals  with  the  multi-level  pedestrian  circulation  system.  The 
system  is  designed  to  function  in  increments,  which  must  be  built  by  the  developer  as  sites  are  redeveloped. 
The  system  is  intended  to  accomplish  two  goals: 

the  improvement  of  certain  elements  of  the  circulation  system  to  accomodate  the 

increased  density  of  development,  the  major  focus  being  in  pedestrian  circulation, 

particularly  between  new  buildings  and  mass  transit; 
-    the  creation  of  a  pleasant  and  safe  pedestrian  environment,  reducing  conflicts 

with  traffic  and  enhancing  the  area's  attractiveness. 

The  multi-level  pedestrian  circulation  system  consists  of  an  elevated  walkway  system,  extending  east-west 
along  Fulton  Street,  bridging  Flatbush  Avenue  Extension  and  linking  all  new  development;  and  of  arcades 
on  north-south  streets  which  provide  covered  access  to  the  elevated  system  from  subway  stations  and  from  the 
edges  of  the  district. 

The  elevated  circulation  system  is  formed  by  a  combination  of  elements  (Pedestrian  Circulation  Improvements), 
including  elevated  shopping  ways,  elevated  public  lobbies  and  pedestrian  bridges,  which  join  to  form  the  total 
system.     Elevated  shopping  ways  are  continuous  enclosed  spaces  extending  along  building  fronts  at  the  second 


story.     They  link  buildings  within  a  block,  provide  access  to  the  buildings,  and  have  retail  space 
along  their  frontage.     At  street  intersections  the  elevated  shopping  ways  connect  to  elevated  public 
lobbies  which  are  incorporated  in  the  buildings.     The  elevated  public  lobbies  are  the  major  points  of 
access  from  the  street  to  the  elevated  system  by  escalator.    The  lobbies  also  provide  direct  links  to 
building  elevators,  thus  insuring    easy  access  to  the  walkway  system  for  occupants  of  the  buildings.  The 
elevated  public  lobbies,  and  in  turn  the  elevated  shopping  ways,  are  connected  across  streets  by  enclosed 
pedestrian  bridges.    The  zoning  permits  the  developer  to  construct  retail  space  adjoining  these  bridges 
over  streets,  in  order  to  encourage  the  creation  of  a  unique  shopping  environment. 

The  size  and  location  of  such  bridges/retail  combination  are  carefully  controlled  to  insure  that  adequate 
light  and  air  reach  the  street  level. 

The  arcades  and  new  entrances  to  subway  stations,  the  so-called  Lot  Improvements,  are  mandated  by  the  Special 
District  both  to  improve  street-level  pedestrian  circulation  and  in  some  cases  to  permit  the  widening 
of  streets.    The  arcades  on  Ashland  Place  and  the  east  side  of  Flatbush  Avenue  Extension  permit  the  streets  to 
be  widened  without  decreasing  the  area  of  development  sites,  by  moving  the  sidewalks  within  the  lot  lines. 
The  buildings  will  cantilever  over  the  arcades  to  eliminate  columns  close  to  the  curb.    The  other  required 
arcades  on  Flatbush  Avenue  Extension  and  Fulton  Street  provided  covered  pedestrian  access  to  points  of 
vertical  connection  to  the  elevated  walkway  system  from  subway  station  and  adjacent  blocks. 


The  development  area  is  served  by  two  subway  stations,  both  of  whcih  have  inadequate  connections  to  the 
street.     To  correct  this  and  eliminate  sidewalk  obstructions,  these  entrances  will  be  relocated  in 
conjunction  with  new  development.     The  new  entrances  to  the  DeKalb  Avenue  BMT  station  will  both  provide 
better  circulation  and  permit  the  redesign  of  the  station  mezzanine.     In  the  case  of  Nevins  Street  IRT 
station,  a  new  entrance  on  the  east  side  of  Flatbush  Avenue  Extension  will  replace  the  completely 
inadequate  existing  entrance  and  provide  a  direct  connection  to  the  elevated  pedestrian  circulation  system. 
Because  it  will  be  located  within  the  building,  it  will  permit  the  widening  of  Flatbush  Avenue  Extension. 

Design  standards  for  all  the  elements  of  the  corculation  system,  to  insure  their  adequate  function,  amenity 
and  integration  into  the  total  system,  are  stipulated  in  the  provisions  of  the  Special  District.  Plans 
for  each  development,  showing  the  circulation  and  lot  improvements  to  be  provided,  will  be  reviewed  by  the 
Chairman  of  the  City  Planning  Commission  to  insure  compliance  with  the  zoning.  The  zoning  also  established 
mechanisms  to  permit  the  developer  to  defer  the  construction  of  bridges  spanning  streets  until  developments 
capable  of  accomodating  the  bridges  have  been  built  on  both  sides  of  the  street.  The  developer  is  required 
to  reserve  its  share  of  the  cost  of  the  bridge  to  insure  that  it  will  be  built  when  feasible. 

It  should  be  noted  that  in  the  Special  Brooklyn  Center  Development  District,  unlike  other  special  zoning 
districts,  the  developer  is  not  given  the  incentive  to  provide  public  improvements  through  the  grant  of 
floor  area  bonuses  scaled  to  each  improvement  built.     In  this  District,  the  uniform  increase  in  permitted 
FAR  is  the  benefit  which  offsets  the  cost  of  the  improvements.     This  has  the  advantage  of  permitting  the 
public  improvements  to  be  specified  without  the  constraint  of  overburdening  a  particular  site.    This  is 
possible  because  the  City  can  lease  all  the  land  to  a  single  developer,  and  equalize  his  benefit  and  burden 


over  the  entire  project  area. 

It  is  hoped  that  the  Special  Brooklyn  Center  Development  District  will  not  only  produce  superior 
development  and  increased  public  amenity  within  the  urban  renewal  area,  but  will  also  provide 
a  basis  for  future  redevelopment  in  other  areas  of  the  CBD.    The  circulation  system  mandated  by  the 
Special  District  is  considered  the  first  phase  of  a  larger  system  and  has  been  extended  in  preliminary 
redevelopment  plans  for  adjoining  areas.     Although  the  Special  District  in  its  present  form  is  not 
applicable  outside  the  urban  renewal,  it  provides  principles  which  are  applicable. 
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